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City of Alexandrna, Virginia
MEMORANDUM
DATE: JANUARY 16, 2004
TO: THE HONORABLE MAYOR AND MEMBERS OF CITY COUNCIL

THROUGH: PHILIP SUNDERLAND, CITY Mmﬁ(jbﬁj;

FROM: RICHARD BATE
SERVICES
LILEEN FOGA

FECTOR. TRANSP&)RT:&TIDN & ENVIRONMENT AL

-,(?'I‘{JI{W NG AND ZONING
Eal

SUBJECT:  MARK CENTER - PLAZA IA AND PLAZATR

BACKGROIND:

At the January 6, 2004, ’lanning Commission hearing. the Commission unanimously
recommended approval of an amendmeni to the approved development special use permiil
{DSLIP #99-0032) and transportation management plan. The Mark Center Plaza site consists of
31x buildings that were approved by the City in 1999, Buildings #1 through #5 have preliminary
approval and do not require subsequent approvals, building #6 has coneeplual approval. Two of
the six buildings {building #1 and building #4 ) have been constructed.

Current Approval Provesed Amendment
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Note: Buildings #F ard 34 have boen construered. Noto: Boildings #1 and 24 have been construcied,




The applicant™s request lo amend the current approved plan consists of the llowing:

. Reducing the height and mass ef building # 2 and bulding # 3.

. Preliminary development plan approval for ollice building #6.

. Construction of roadway, landscape and pedestrian improvements at the
interscetion of Seminary Road and North Beaurcgard Street,

. Incrensing open space by 2.5 acres by removing the ramp oplion,

The proposcd amendment is consislent with the density, parking, traflic generation and use with
the previous development special usc permit; however, the plan amendment provides signiticant
enhancements that melude:

. Increascd open space.

. Tree retention.

. Enhanced building design.

. Reduced building heiglir,

* Pedestrian, lapdscaping and street improyvements.

. Additional transit subsidics that amount to approximalely S240,000,
Additional TMP requircments.

There have been five commumily mectings to discuss this project wilh six adjoining civie groups
and associations. T'he concerns raised throughout the community process and by the speakers al
the Planning Conmmmigsion related to traffic generaled by the proposed development. The arcas
of coneemn raised by the Planning Cormmission related to traffic and proposed roadway
improvements. The Commission found thal the traffic coneerns and proposed street
improvements are addressed by the stalf recommendations. The following 15 an overview ol the
tratfic and parking inlormalion discussed during the Cemmission hearing,

IRAFFIC:

As depicted in the table below the currently approved bunildings will generale 1,801 AM peak
hour trips 1,871 PM peal hour trips. Building #6 will generate an additional 481 AM peak trips
and 449 PM peuk nps with the proposed improvements on both Semumary Bd. and N.

Beauregard 81, The morning and evening peak periods are projected to continue operating at
level of serviee ¥IX” or hetter.

Table 81
Trafilc (fenerarion
(AM Peak Trips) {I'M Teak Trips)
Current Approval 1801 1,471
Buildings # 1-3
Buildlng # & 481 4%
Total 2202 2320

Mute: * Winely perceat of all rips are d2somed t be by autormobile with e remaning 10% by transit.
* Duilding =6 bas cotcepruat approval | buildings 1.5 Rave prefinunary approval.
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To miligaic the traffic impact of the development, a recommended condition of approval is to
construct the following::

. One additional turn lane to provide a total of three left turn lanes from northbound
Seminary Road (0 weslbound Beauregard Street, in addition to unproving pedestrian
crossings and modifying the existing traflic sigpal at this intetscction.

. Providing duoal leli-iurn lanes from westbound Beauregard Strect to southbound Mark
Center rive, in addition to pedestrian crossing and traffic signal improvemncnts at this
intersection.

. Providing dual right-turn lanes from eastbound Mark Cenler Dmive Lo southbound
Seminary Road, along with pedesinan crossing improvemenis and iraffic signal
maditications.

- Enhanced sidewaiks, landscaping and pedestrian crossing at each ol these nlersections.

I- 395 INTERCHANGE:

An earlier condition of
approval requircd thai the
applicant work with the City
o investigate allernatives [or

providing for a direct e

commeclion nto the project Lo SR S

from the cxisting I-395 e T
interchange with Semtinary - ‘n - ; {I‘,ﬁ; :
Road. The City has N . %y,

concluded that this direct
connection is not a teasible or
desirable. Further
consideration of the direct
ramp connection aitermative is
not advisable. Therefore, the
applicant has fulfilled the

intent and obligation of the E o7 Previously discussed
previous condition to explore . g ramp connections
the passibility of an ' / *’ﬂ

interchange ramp or construct .

comparable road

improvements. The approval

does not meet the interchange criteria of the Federal 1lighway Administration and if eonstrucied
the proposed interchange would atiract a significant amount of additional traffic into the
Seminary/Beauregard cormridors.
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PARKING:

The amount of parking is similar to comparahlc office devclopments in close proximity and iz

consistent with the current approval in 1999 as depicted betow,

Tahie & 2
Pariing Approvals

Approved Parking Spaces Parking Spaces Under

Under DAITP#30-032 DS 20053-003 8
Buwidings #1 and &4 1,435 1,435
Eemaining Buildings 6,283 0097
Total 7,723 7,532

Feible i 3

Parking Comparison
ALIRLSE COMPLEX NAML Parkang R Feenable Duilding Aoca F¥ear Cuill
1705 . Beaurepard The Mark Center 3.50 274616 Addilion
13400 Rumrise Valicy Tulce Park Technolagy im . 1H2.537 150
LI Ceriler
1720 Plara America Fiaza America Tower 3 5.6 bz 20032
Erive
1630 Tysons Boulevarnd The Larporate Cenzer an ER-11] 375, G 15D

Tuwagng T

4] angd BaQn The Greenioura B d08,3402 L
Liroenahorn Pewvee 1 neporace {Tener

The above compansons depiel parkiny ratios thal sre stmlar o that proposed by the applicant in
this case. While in concept the overall parking ratio is consistent with other office parks within
the region, it is also the goal of staff to minimize single-occupancy vehicles and maximize the

use of the pnvale shuttle service and the adjoining public bus service. Staff supports the

proposed development contimgent upon dhe adoplion of market rates for parking during peak

homrs, preferential parking for carpools and vanpools, and subsidics [or mass ransil.

A recommendation ol approval is that the parking {ces for office lenamnis be set at market rates to
discourage single occupancy vehicles. Tliminating frec parking will be a strong dismcantive for
single eecupancy vohicles and will encourage the wse of mass transit, When employess have to

pay market rates for parking, many of them use mass transit.




In the case of government affices, parking is generally offcred at market rale prices lor the
emplayees and is ccncrally not incorporated as part ol the lease agreement. For lenants who elect
lo provide [ree parking for employees, staflhas included a recommendation ol approval that
requires that these tenanls provide a comparable finamcial subsidy for employees that wse mass
transit. In these cases, the tenants would provide a mass transit subsidy (in addition to Lhe ameunt
coniribuled 1o the TMP fund) equal to one-half of the required TMP contribution for the first two
(2} years of the building’s occupancy.

CONCLUSION:

The proposed amendment will provide significant public benefit by retaining additional epen
space (hrough the climination of 2 previously requited micrchange access ramp from along I-
395, which would have resulted in (e loss three acres of opeo space and woodland.  The
proposed amendment is consistent with the density, parking and use wilh the previcus
developmenl special usc permit. However the plan amendment provides signilicant
enhancements that include increased open space, iree relention, cnhanced building design,
reduced building height, pedestrian, landscaping and street improvements and additional mass
rransit subsidies thal amount 1o approximalely $240,000 (S120,000/year}).
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SPECIAL LS PERRTIT # 2003-0057
Mark Center

Planning Commiszsion Mecting

January 6. 2004

ISSUE: Consideration of a request 10 amend the transpontation managcment plan for
Mark Center Plazs 1A and 18.

APPLICANT: The Mark Winkler Company
LOCATION: 1897 North Dieaursgard Sireet
ZONE: CDD{Coordinated Nevelopment DNistrict

PLANNING COMMISSION ACTION, JANUARY 6, 2003: On a motion by Mr. Dunn,
seconded by Mr. Komoroske, the Planning Commission voted to recommend approval subject toall
applicable codes and ordinances and the staff recommendations. The motion carried on a vote of
7o 0.

Rezson: The Planning Commission agreed with the staff analysis and conditions. The Planning
Commission acknowledged the citizen concerns for traffic impacts. The Planning Commissienalso
¢ited that the proposed amendment was consisient with prior approvals and was not increasing
development from what had been proviously approved. Cn the ssue of trallic, the Planming
Cormmission believed that the proposed alternative roadway improvements would be sufficient to
accomimodate traffic being generated by the proposed development.

Speakers:

Mr. Howard Middleton, attorney, represented the application.

Richard Somers, 5000 Heritage Lane spoke on behalf of Seminary Park Civic Association in support
of the application and indicated a desire Lo partivipate in the joint traffic study committee.

Lynn T3ostain, President of Seminary West Civie Associalion, spoke in opposition 'éxpressing
specific need for an independent traffic analysis. In addilion she also cited concerns regarding
the number ol increased travel lanes at [-393, safefy of the proposed triple lefihand (um onto N,
Beauregard Si. from Seminary Rd. and additional traflic from the proposed office project.

Stephen Dujack, President of Dowden Terrace Civic Association, spoke in opposition ¢iting that the
I-395 interchange should be retained a8 an option. He requested that the application be deferred to
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allow for cxamination of other traffic aptions.

Susan Gibson, Fillmore Avenue, spoke in opposition ¢iting concern for cut-through trufic and the
need for alarper-scale traffic study of the area.

David Dexter, Westridge Homeowners Association, spoke in opposition stating that there is too
much parking being provided and that there appears 1o be a disconnect between the number of
projected peak hour trips versus the number of parking spaces. Also supported the request for an
independent traffic analysis.

Genny Bowden, Beauregard Manor Homeowners Association and Notth Morgan Street Fraffic
{Commities, spoke in apposition ¢iting the need for an independent trattic analysis.

Jonathan Johnson, 319 Fillmore Avenue, spoke in opposition citing aneed [or exploring alternatives
and the need for an independent trattic analysis,

Richard Kain, resident, spoke in support of the application but expressed concerns with traffic city-
wide, [leinguired as to how many other projects are out there and the necd for the City needs to be
mare proactive with repard to traffic analysis.

Jack Suilivan, resident, spoke in support of the application and that it was consistent with the
planning efforts and requirements of the CDI? plan that was adopted 1992,

Theresa Pugh, 2313 Noith Tracy Swureet, spoke in opposition expressing concern for background
traffic and the need for an independent traffic siudy.
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Staff Recommendation:

Staft recominends approval of the iransportation management plan as oullined within the
DSLP & 2002-0038 staff report and conditions.
Stafl Analysis:

Refer to the DS = 2002-0038 staff report for adetailed analysis of the transpottation management
plan.

STAYF:

Eileen P. Fogarty, Director, Department of Planning and Zoning;
Teffrey Farner, Chicl, Development;
Gregory Tate, Urhan Planner IIL;
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MAREK CENTEER PARCEL TA AND IR
TRAFFIC TMPACT STUDY
AND
TEANSPORTATTON MANAGEMENT PLAN

Freparad for:

The ¥Mars Win<ler Company

Preparad by:
Ww=lls & &szssoclates, LLC

March 31, 2003
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TRAFFIC IMPACT S5TUDY
AND
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TEAFFIC IMPACT STUDY
INTRCDUCTION
Burpase

This reporl presenis a Traffic Impact S.cdy (7Z23) and
Transportztion Managewnsant Zlan (THP) of Mark Center ferczl LE.
Marx Canter is lccated west of Seminarcy Zoad and rorth of I-3%5,
ir the City of Alexancria, as shown on Figure 1.

The Mark Winkler Company prorposas to cevelop Parcel 15 with
approximalely 374,616 53.F. of ollice space. The adiacent Parcol
1% was previosusly epproved by the City of Blexardria.
PFooroximately 1,368 500 S.F. of approved space remains to bo
developed on Farcel 1A, This TIS/TMP evaluates the cumulstive
traffic imgacts ol developing a bobkal of 1,743,114 sgquare fast
(5.F.) of cffice space on Parcel iA and 1B.

Scope

The scope of this TIS/1TMP was based on previous Parcel 1A
traffic studies, which were spacified by the City of Alcxandria.
This =tudy evaluates ar slternative sebt of roadway improvererts
to those considered in previous studies.

specific tasks undercaker in this TIS/7TM? included:

1., A field reconhaissance of site access opportunities
znd cons-—raints.

2. Counts of exisving AM and PV pezk period traffic at
seven (7)) key off-site interssactions.

3. Adnalysis cof existing peak hour levels of service.
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<. Estimsticn of the numzer oI AM ang PM peak bowr Triss
that would oe generated by buildous oF Parcews 1R anc
1B and lgasing presently wvacankt space in existing
builcings.

5. Fnzlysis of intarsection levels of zervwice, with and
withoub kuiidous oI Parcel 1B.

. Identificationr of rosd Ilmprovemenls reguired Lo

adeguately cccommedate niildott of Parcels 12 and TR

The folicwing irntersecticons wore irncluded in this TIS/THME:

1. Northa Beauregard Strest/Mark Csnter Drive.
2. Morzh Eeaureﬁérd Stroet/Zeminary Road.

3. Eeminary Roac/Marx Center Drive.

4. 1-335 Scuthbound On-Ramp/Ssminary Road.

5. I-335 Scuthbound Off-Ramp/Scminary Road.
.. I-3%85 Northbhound On-~Rarp/Seminary Road.

7. I-235 Worchbound Sff-Famp/Seminary Roszd.
Data Sourcess

Sources of datz for this TIS/TMF included the ity of
Alexarndria; Lhe Alexardria Weazi Smzl) Area Plzn; tragfiz data
cellected and field surveys conducted by Wells & Asscciates; the
Ingzitute of Transportation Engineexs (ITE); the Manual cn
Uniform Traffic Control Devices (MULCD); the Eighway Capacity
Kanval (HCM): previous Mark Center traffic impzct =stodies and
transportation managarent plans; The Mark Winkler Company: and
other material in the Wells & Asscciates archiwves.
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Conclusions

The conclusions of this TIS/TMP are a2 follows:

1.

Pargels 1A and 1B are well-szerved by a connected netwerk of
public strealis and transit services.

e sireetz and interzections in the site vicinity sre
heavily=-traveled bpt currently function st acceptable
levels of service during peak bours.

Releasing presentiy vacant office space a2t 1801 and 2001
HNorth Beanregard Strest would add 451 AM pzak hour trips
and 420 PM peak hour trips to the public road network.

Mark Center Pargel] 18 wonid generate an additional 1,350 AM
peak Rhour trips, 1,451 DM peak hour trips, upon coampletion
and full cocupanoy,

Mark Center Parcael 18 wonld generate zn zdditional 481 aM
peak hour tzxips, and 449 PM peak hour Lrips, upoen
completion and full cceupancy.

Ai1l sindy intersections are forecasted to operate at an
overall level of service (LOS) "DY or beltiser duoring both
the AM and FM peak bhours, with the additicnal traffic
generated by full buildout and oopupancy of Pargaels 14 and
IR, with the following road improvements:

a. Construction of &2 third left turn lane frem northbound
Seminary Reoad fo westhound North Bezuregard Street.

b Construction of a second westhomwnd-tro-southhonnd lefi-
turn lane at the Neorth Deauregard Streeil/Mark Center
Prive intersectioo.

o, Construiction of a second sastbound-to-gouthbound cight
tuzn lane from Mark Center Drive to Seminary Road.

{1




BACEGROUND DATA

Straeet Nalwork

Existing Network. Reglonal gocess Lo Marg Certier iz orovided by
I-3%5, Seminary BEeoad, and North Besureqgard Straeb, Tocal szcess
to Parcel 1A and 18 1s provided 2y Mark Cernter Drive which
intersects wizh both Seminary Roed and Worth Bessuregard Strset.

Existing intersection lane uss ang traffic corntrols in thse =sits
vicinity are shown on Flgurs 2.

Somipnary Road ic a six-lane primary zsrterial that provides
accsess te Mark Certer from IT-305 and gress ezast and west of I-
3595,

TraZfic signzls are located on Seminary Boad at North EBeauregard
Street, Mark Tenver Drive, and I-335. These signsls operats cn
& 100-second cycle length during the 2M peaX pericd znd on 2
10~secend =vele length during the P pedk pariod.

Tre througr movement on Beminary Rozad crosses above I-395 28 a
grade—separated interchangs. Drivers exitirg southbound I-385
at Seminary Reoad zre prohibited from turning lefs onto Mark
Center Drive by solic white pavement markings and & sign.

North Beauregard Street 1s 2 four-lane, median-dividad, zrz=rial
rcadway with a pested speed limit of 3% miles per hour (mph).
Separate left turn lanes are provided on both approcaches on
Horth Beauregard Street at Seminary Rozd, Right turns ars mads
from the outside through lanes, except on zasthound HNorth
Bezuregard Street at Semirarv Eoad,
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Future Network. Irprovemenbks proposed by The Mark Winklex
Company to accommodate traZfic gerersted by Parcel 1A znd 1R
include:
i. Comstructicn of Zriple left tuorm lanes [rom norbhleouand
Seminary Hoad to westhound Morth Beauregssd Streec.
2. Constructicn of dusl left cturn lanes [rop westhound
Forir Bezuregard Streedt to sellrbovnd Mark Center
Drive,
3. Constroation of dual right turn legnes Zrom Mark Center

Drive to Seadusary Road.

The Mark Winkler Company hss alsc presecved suflizient land for
& right-of-way @0 allow corngbructien ol 2 readway rthat would
carry znkound traffic only from the southbound I-35z gn ramp.
This ramp would be usad by traffic that zporocaches from both the
aorth and south on I-395 and from the east ¢n Ssxivary Read. In
acddition, non-site traffic from I-325 trhat would ctherwise Luarn
left from Seminary Rozd to Bezuregard Street could use this rzmg
ag an altzrnate route.

It s not anticipated tha*t funding ard constracticn of this ramp
wouid be in place prior to the constructicn znd occuapancy of
Parzels 0 2ned 1L, Thus, tne alternative at-grace improvements
tc Seminary Recad and Korth Zeaurscard Strest, listsd zhowvse, zare
oroposed instead to accommcdate Parcels 12 and 1B trarffic.

Transait Sarvicas

Overview. Metro and DRSH provide excellent bus service on North
Seauregard Street. Two (2) bus lirnss connect the proposed
office devslopment with the Van Corn Street, King Street, and
Pentagon dMztro Stations, Melrobus Line 7: Lincelniz-Nerth
Fairlington and the DASH A.T. 2 RBéd line operate on North
Beaaregsrd Street and Sanirary Road. The Mark Winkler Company
offers shuttles bus service to the Pentagon Metro Station as pazt
nf the Mark Center THE,
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Metrcbus Service. Ffour (4] branches ol Lhe Meirobhbuz Line 7
serve Orleans Village, Lzndmark Center, _incolniz, Scsthern
Towsars, MNortsh Falzlington, Enizlingteon, and the ZerZagon Metro
Station. This “ine QPEIEtES owen (7)) dave a week. On
weekdays, it cper;tes {rom eporoximacely 5:30 AM to 12:00 &M, 2t
five- to ten-minute peak pericd headways and 3C-rinute afZ-peak
pericd hescways. DW Satvrdzys, 1t cperates from 6:30 2M to
12:00 AN, at 30-mintte hesdwsys., On Sondays, it operates fram
.00 AM o 12:00 AM, 2t &l-wirule hoadwsys.

DASH Service. The DASH 2.7, 2 Fed line connects Mark Center
witn Cld Tewn vias Seminary Road, Janney's Lane, and King Street.
This lins cperates sever (7; Zavs a week. On weekdavs, it
operates [rom approximately 5:40 AM tc 10:2F PK at 30-mincte
neadways .  On Saturdaws, it operaices from 7:3C AM to 11:0C BM,
at 30-minute neadways. On Sinazys, 1t operates Zrom B:20 AM to
£:30 PM, =t &l-minute ksadwevs. DASH pusses are so0-d at the
Crestar EBank in the ncarky shops an Mark Center (formerly known
as llamlet Shepring Center!.

Shutile Bus Service. Tne Mark Winkler currently offers shutile
bus serwvice between Mark Centsr and the Pentagon Metre Station,
This service operates during weekdays betwzen &:C0 AM and 7:10
BM. Service at li-mirnuts headways 12 provided during the wmcrning
peak pericd (6:00 to 9:00 AM) and at 20-minuce headways during
the evening veak period (3:30 to 7:10 ). An internal shuttle
is provided during the lunch areasz to tranzcort office workers
To area restaurants ard shopning areas.

Exizsting Traffic Volumes

Counts of existirg peak hcur traffic were cenducted oy Wells &
Associates zt all of Lhe study intersectiens. These counts are
presented in Appendix B znd sumrarized on Figore 3.

Figure 3 shows that Seminary Road presently carries
approxXimately 3,700 to 4,500 vehicles psr hour (vph) ia both
directiong betwaen I-395 and Mark Center Drive during peak

nours.
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Figure 3
Exizting Traffle volurmes
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Morth EBeauregard Street wazst of Senminery Rowmd prosortly carriss
aporoximaztely 2,200 to 2,700 vph in belh dircotions during peak
hours.

BMNETYSTS
Existing Levels of Service

Existing leve s of service were calculated at the seven (7)) key
oZf-=ite interseclions bascd on the existing lars use and
traZfic contrel shown on Figure 2, the existing treffic counts

2000 Higerway Cagacity Manua® (HCUM) methocology, and Lhe
Zynchrod, Zignal Cocrdinstion softwsre. The results are
containec in Apperdix B znd summarized in Takls .,

Takle 1 srows tThat a:l seven (7)) ey ocff-site intersections
currently cperate at overzll acceptable levels ¢f service during
koth the 2M and PM peak nours.

The MNorth Seaunregard Street/Fark Cenzter Drivs interssction
currently opsrates at an acceptzbie L0S “BY during both the AM
and P peak hours.

The Seminary Road/North Bzauregard Stresel interseccion currently
cperates av an overall acceotable LOE “3¥ during both the AM and
PM pesk hours. The westhbcund North Beauregard Swreet approach
operates at cazpacity daring the 2M peak hour, based on currant
signal timings.

The Seminary Koad/Mark Center Drive intersection currently
cperates at an overall acceptable level of servicse {(10S) w7
durifig the &M peak hour znd at LOS “D” in the BM peak hour.
Trafiic exiting Mark Center operztes zt capacity during the PM
peak hour.

The four {4} intersections -of I-3%5 and Seminary Road currently

operate at an cverall LOS “CY or hetter durirg bethk the BM and
PM pezk hours. '
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Tally 1
Mark Canter Parcels 14 2nd 1B

Peak Hoar ke rsetdion Lavels of Senvice

20619 Bekep annd TraTis Yoloens

FIN5 Falwera Trolfic Vet

Typa af I wisting TraTac Volyames Oplimized Condlans " Cplinlzen| Comdiians
IntersecHon Cenlred Ahd AL A 7y ahd P
1100 sac) (118 soc] o [100 sec) [11& sBe) 100 sech [11U s@e)
1 North Beaurenard Srrasdddank Canter Drive Eugnat
Festbownd Bl1a} ARG DuAG.A) LA £ AT LAk
Wasthownd 01413 B{11.1}) G[12.B; S8 BI1G.7] AR
Mearlhlaoumid D350 [H36.7) C{AZT) CiET.E) Az C23.8)
Soarthbiouryd C{a5.3 0573 masdi Cine B 0 1%t ) Ci1LE)
Overall Intarsection B304 B{13.1) {302 G240} Ci34.4) C{2R.T)
& Morth Beauragard SteetSeninzny Road Signal
Eastholirg Dy O{51.61) EEI) Gt v T31.8)
Waslbound (3388} Fad.4} D420 0 53.0 Ta5.1} Mi5%.5)
Boetbourd Clad.3; [{49.5) Bi12.51 B{15.2y B(19.3] Bi15.1})
Soulhbound L2513 L{z20.4] Otats Jull P ST [N
Chierall Intorsaction G[34.3} O{4E,9} Ci3G Cia,3} Ci33.4} LGy
3 Serminary Feexi®ark Conbar Driva Signal
Emzttalite] C{2%.1} Fi B0 B{16.1] D47 £] Bi14.0] 13544
WisEthaund Q{43.8) O{4E.T) oA D518 D502 E(65.3)
Morhkaund C[34.5} B3¢ 198} {283 Ci30.3) i34 0i 35.7)
Sauihbsaund Bi-4.4] LIES8) ALSAY ot20.4) AT O{53.7)
Overall Intarsactlan Cl26.8) Oy4B.0) Ci21.7} Ciz0.8} 1260} Di48,5)
d -355 88 Of-IamxSemmary Road Signal
Wesibaund (222} CF21.5) Pty CEray SprE 23T
Manhkouna B{17.5] CiZ25] Q1213 B4, CIrEAY Ri11.2)
Owerall Intergection B(14.5] o] e S £i21.5) BB} Cixe. 7 E{15.T)
§ 1-335 5B On-Rampf3eminary Rood Signrl
Wasthaund G269} BL10.7) G235 Ei13.9 cizeT) Bi14.%)
Eouthbaund A{10.4) GLE6,4) AT AR A0 1) Al8.1)
Overall Intarsection B{15.5] BI16.8) BL11.3} B{11.0) B{13.7} B{11.5)
B 1-32% ME QH-Ramp!Seminasy Road Signal
Eesihound Bt Eii6.2) 1335 e 0404 {22 1}
Sauthbaund B[13.3] D{3E.3] Brif.1 1415 B 164 C{ma.a
@verall Intersoctian B{15.2} GL2ad CiZd.T) t{3a1) G327y B(40.0)
7 1-305 NBE On-RarnpiSeminary Beaad Slgnal
Ensibaund Ci2T Ciz1.3) CizT.3) D{3a1) O[47.5) Di&7 B
Maonhbound e s v o741 [reR:) ofam e
Qyarall Intorsostion Crz2.0) £[21.3) C{2E.5) bzs.0) CH 2.5} LA )
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my gueyss of venicles were observad on the northpoound I-38%
;dIZ-ramp due —o: (1) heavy trafZic volumes oprocseding scross Lns
sovtnbound Ssrinary Eocac lanes anca turning _erft cnto northoound
Zerinary Road and (2) existing Traffic sigral timing =nd

nz=ing. This ncrxikpound ciff-ramp movement operates poorly
curing the AM peak hour due to wsaving movenents between the
cleczelv-spaced inTtersecticnz, including che HOV ramp
imtersection with weastbound Semirary Eoad. These movenmants
contribete to delays that are noet reflected iIn the HCM znalvsis.

oy

s
H

Re-assignment cf Existing Traffic Volumes

423 noted above, scme motorisi= sccessing Mark Center from 1-3%5
execebe zn 1llegal turning naneuvsr, turning right from the
westhaound I-3%3 &ff ramp to norihocund Seminasry Hoad and then
almest dwnediately burning “efl all Mark Centsr Drive.

TraZfic counts concductes ky Wells & Rszociates indicate that 227
A¥ nesk hour motorists and 96 PM oéak hour motorists currentlw
erecuie this illeyal manscver. For purposes of this anzlysis,
ail of these turning movemnents were reassigned to access Mark
Center Drive via Neorth Beauregsrd SLreet. Figure 4 =hows the
rezsaigned existing 2M and M peax houvr traffic volumes.

TZ, in The future, enforcement meazures are not sufficient to
elininate Lhis 1leygal maneoever, gecmeiric modificaticns may ke
necessary. These gecmetric nodificzticons could include the
extersion of the left tarn lane fror Semwinary Bocad to ¥ark
Center Drive to a polnt south of the gors 2rea hetween the
Seminzry dead through traffice lanez and the Seminary Road lanes
carrying 1-39% ramp traffic, and corstrection of 2 raised
concrete median between the Semirary Road left turn larnse and
through lanes.
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Arnbient Traffic Growth

Traffic ccocunts 2t the Seminary Eocad/North Deavregard Strecsth
interscction collected n May 2002 wore comparec to oounlks
corlected in June 1934, This compariscn indlcetes an overall
decressc in peak hour traffic wolumes of 2.74 porcent cver Lhe
eignt (8) vear tims framo, or a recucticn of 0,324 percent pear
VEET .

S2zged on these historic traffizc trends, noe anmbient traffic
growith was oconsidersac in this analvsis.

Traffic GSenerated by Other Approved Developments

This traffic study takes into exnlicit account trafific tnat
would ke gensrated by the 1,388,500 S.F. of cffice spacs
eporoved eon PFarcel 1A and the releasing cof spproximately 3<£6, 000
Z.F of cffice space in two Mark Center buildings iccated at 1801
and Z0C1 Werth Beauregard Street.

The number of AM znd K peak nour trips that would ke generated
by these Jdevelcprents were estimated based on standard ITE trip
gereration rates and & 10 percent Transportation management plan
{TMP) trip raduczion. This reduction iz kased on the sxisting
and proposed TMP, including the existing and proposed expansion
of the Mark Center shuttle service, the availability of transit
ous service to ke 3ite, and other YMP measures.

Lz shown in Table 2, these developments are expecied to generate
a Total of 1,801 AM pesy hour trips, and 1,872 PM peak hour
trips, upon completion and full occapancy.
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Table 2
Peak Hour Trip Generation
Mark Center Phase 1A and Existing Building Re-Leasing

Land &AM Peak Hour Pt Peak Hour
Building/Land Use Use Size Units In Cul Totsd  [n Out  Total
1801 and 200 North Beauregard Strect Oiffice 345,627 S 441 &80 &M 74 3BT 4BT
Phase 1A Rematning Development Office 1,368,500 S.F. 1,320 BT 1,800 275 1,330 1613
Tranzportation Management Plan Trp Reduction at 0% . 178y 24y (2000 (3D} (173) (208)
Tealal 1,714 127 5F. 1,585 21F 1,801 319 1,653 1,872




Directionas of Approach

The direg¢tional distribaticn oI trips generzted by Lhs proposec
cfZice dewve_cpment was cstimsted based on axisfing trarfic
patterns. Eppreximately 22 peoroenc of the szite traffic
apprcaches Mark Center [rom I-3%5 to the morth and sacoth,
approxinmately 20 percent uses Seominary Road from tire southeast,
20 percenl ases Nertn Beauregard Stroet Zrom the southwsst, 20
percent. uzes Seminary Reao and ¥North Beaurecard Strzet from the
nertheasl, and two percert aporoaches from the Southerr Towsrs
apartment.a,

Background Traffic Forecasts

Zackground traffic forecasts, sheown in Floure 3, represent the
sum of the existing resssigned traffic volures shown in Tigure 4
and Traffic gererated by other approved development projects
assigned o the arez road network basad on the directicnal
distripution discussad above.

Proposaed Roadway Improvaments

The aporoval of The full devslopment of Mark Center Parcel 1a
was conditionad by the City of Alexandria upoen the construction
¢f the right-in only access to Mark Center from the scuthbound
[-39% on ramp or other rcadway improvements that would
gdequately accommodate traffic generated oy the proposed Parcel
1% development. .

Because it is5 ncl anticipated that funding and construction of

this Zmprovemant will be in place pricr to the construction and
cecupancy of Parcel 1A, cther network improvemerts are proposed
to accommodate Parcel 1A and 13 traffic in lieu of this Future

improvemsnt.

Other improvements oproposed by the Kark Winkler Company to
zccommodate traffic generated by Parcel 1A and 1B are shown on
figure 6 zard include:
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1. Tae pravisier of triple left turn lanss from norlkhbkound
Seminary Roacd to westzound MNorith Beaursgard Zirzaset and
signal cTiming adjuziments.

A The provisicn of duzl lsft turn lanss from wastbound
HMozth Beauregard Strset to scuthbound Hari Ccotzr Drive
ard signzl timirng adijustments.

3. The provision of duzl »ight Zurn Zanez from castbound
Mark Center Urive teo southzound Seminary Road and signal
timing adjustronts.

Background Future Levels of Service

Fuiture levels of service without devalopment of Farcel 1B were
caloulated at the seven (V) key off-gite intersscrions bassd on
the propcsed lans use shown: on Figure &, the bacigroond future
traffic forecasts shown on Figure 5, the ECM analysis
methodology, and the Synchrel, Signal Cocrdinstlion Software.
The rezult=s are containecd in Appendixz ¢ and summarized in

Table 1.

Tzkle 1 shows that, with the prepesed readway improveanents, =ach
0f the studied intersections would opsrate at overall accentable
levels o service during both the AM asad PM poak howvrss. Al
intersection approaches wonld operate at LOS DY or better
during both the AM and PM psak hosrs. It is anticipated that
long gueuss would persist along the neoerchkbourd I-395 cff-ramp
bat would not =xTend into or zffect the througn lancs.

Site Trip Genaration

The number of A and PM pzak hour trips that would ke generated
oy Mark Center Parcel 1B were estimaled based or standacd 1T
trip generation rates and a 10 percen: Iransportation management
plan {TMF) trip reduction to sccount for the axisting and
proposed expansion of the Mark Center shuttle service,
avallability of transiz kus service o Mark Center, and other
THMP measuaras,
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A5 snown in Teble 3, Paroel L2 1s expecied To generate 481 AM
peak hour Zrips, and 449 2M zeszk hour trics, upon cormpletion and
full occupancy.

Total Future Traffic Forecacsts

1=-

I're =site-gencrated trips were a gn=d To the prososed DoadwWway
networlk kEzased on the girscticnal distrilbution discussed above,
Tre site trarfic assigmment is shown cn Figore 7. Those
gssignmanris were Lhen added te the background traiic forecasts
spowt, on Fiagnre S obo yielc the total future traffic forecasts
shown on Tigure E.

=

h]

It ig moted that all traffic generalead by Farcel 17 and 18
appreaciing the size From I-395 was routed along Seminary Road
te Kerth Beauregand Stres: then to Mark Center Crive inslesd of
accessing Marg Center Drive directly from Seminary Road.
Inbourd site traffic reuting is showsr on Tigure 9 vo illustrzle
this specific tra¥fflic assignment.

Ceametric modificationg o the Sexpinary Boad left turn lane into
Mark Center Drive may ke necessary o accompeoish this trailic
distributicn.

Totzal Future Lavals of Sarvica

Future lewvels of service with Farcel 1B were calculzated at the
gseven (7} key off-site intersections oased on the future lane
use shown on Pigure &, the tozZal future trzffic forecasts shown
o Figure 8, znd the HCM znalysis technigues. The results are
caontained in Appendix Dzand sumenarized in Takzle 1.

-
&5 shown in Tabkle 1, all intersections ars forecasted to operais
at an overall acceptable LSS "I or better during both the &M
and PM peak rours with full develcpment of Parcel 1B, and with
the propcsed roadway improvements at tThe Seminary Road/Nortn
Beauregard Street and Nerth Besuregard Street/Mark Center Drive
intersections.
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Tahle 3
Peak Hour Trip Generation
Mark Conter Phase 1B

) Land AM Peak Hour Pd Paak Hoer
BuildingiLand ze Use Size Lriils In Ot Total  In Out Total
Mark Center - Phase 18 Office 374,516 S.F. 470 B4 B34 BS 414 400
Transportation Management Plan Trip Reduction =t 10% (471 (6} (631 @} 41 (60
Tolal CHilee a7a.B16 a3.F. 423 bt 481 it ari 445
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Tre Korth Zzzoregard Strest/Mar¥ Center Crive irntersection iz
nrojected To soerate at an overall zoceptazble LOS MO curinog tne
MM ozpnd PM peax nours, «with kulildout of Farcal T2 and the zcadway
improvemenis detzlied in Tigure 6§,

Tnhz NWorth Sezcregard S-—reet/Seminary Ecad intersecticr is
aorojected to operate at zrn overall acceptabie 05 “O7 during
noth ths AM znd 24 pead nours. The inmcrovernents provided weould
decreazses the overall delzy at the intersecticn from that
repcroec ior existing conditions.

Tho Semipary Boad/Mark Center Drive interscoficn will onerate 2
zr overall accepbakle 205 “CY dusing Lhe B8M poak hour and aft T4
D" during the PM poak hoor with ouilcdowot of Earcel 1B.

t
3

Tarcel B, at bui:deout, would account for only 4.4 percent of
all traffic entering tre Korth Beauregard ftreet/Seminary Road
intersecticn during the criticsl &M peak nour and only 2.4
percent of Lhe tofal intersaction traZfic curing —he PM pezk
kour.

All intersecticns of Semipary RBoad and the I-35%5 ramps are
forecasted to operate a2t LOS D" or belter during both the AM
and PM peak hours, The queses observed under existing
cenditions would persist ziong the ncorthkhound Z-385 off-ramp.
With wrzffiec signal Timing adjustmertis, queuss of 00 feef are
ferecasted during the B ceak peried alerng the nerthzound I-395
off-ramz. The I-330 northoound off-ramp oculd kbe re-striped to
provide cne (i) exc.ugsive throuch lawe and one {1} combinaticn
throuch-right turn lane. With this change, the movements at
thiz interssction weould operate at LOS “BY during the AM poak
aour and at L2S D or batter during PM peak hour. AM peak
pericd gusues are forecasted —o be reduced to 3C0G feet. The
distance avallable for stacking at this irterssction before
gueues externd into the I-325 mainline lanes is approzimately
1,28¢ fest, thas, these gusues would not extend beyond ilhe
Junction ¢f the ramp and the mainlire freeway lanes. These
changes would redguire the zpproval of VDOT and the Federal
Highway Administration.
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Queuing Analvysis

Fzak houlr guoecucs at key intersectlicors ware forscastad uzing the
SimTraflic 3z7:ware s=d the tctal future forecaszs,! The rzsults
are contained in Eppendixz  and summarized in Takle 4. Tzakle £
presents 957 percentile queuess at kuildaout of Parcels 1A and 1R
aw ~he Nort» Sesuregard S-resct/Mark Center Drive, Korth
Seavrecard Eirest/Sen’nary Read, and Ssmirnary Rocad/Mark Csnter
Srive inters=gtions.,

Dusues are noT anTicipated o splll cver into adjacent Isnes or
upstream intersecticons. The analysis doss show that duarisg ths
4 peak hour, guecas wonld develop cr eastbhound Mark Center
Driwve =t Zerlinary Rozd and norchkound Mark Centsr Drive st ¥Xorth
Boauragard Strest at two internzl irntersectipns. It is
anticipatec Zhat wilh each signal cycle, vehicles trhat are nart
o2 gueois at the internal inTerzections would move forward and

ther. be processed through the zignalissd intersection.

! Analysie completed using Synchro/SimTraffic Software Program with project
gpenific Origin-Testinatien (42) coding.
=
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Tubla &
Mark Center Parcol T4 & 18
CQuoua Analysie '

2005 Future Trafic Volumes
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CONCLUSIONS

The conciusions of this traffic study are zs Pol lows:

Lh
.

n

Parcels A and 1B are well-served by & connasted
network of public strests and transit services.

Thre streets and inlerszections in Ths asife vicinity are
heavily=iraveled bul currently function at acceotakble
Jevels of sarvice during p=ax hours.

Tre releasing of vacant office space at 1801 and 200°
North EBsauregard Strest will acd £31 BM pealk hour
trips and 420 M pezk hour trips to the vubklic road
network.

Mark {enter Parzel I& will genercte an additionasl
1,350 E¥ peak mour trips, 1,431 PM peak hour trips,
upcn completicrn and full cccupzancy.

Mark Certer Parcel 1B will generate an additional 481
EM weat hour trips and 449 B peak hour trips upon
comnlation and full ococupancy.

Al- s7udy intersecticors azre foregasted Do aperzste at
level of service (T.03} “D¥ or hestter during bhaTh the
A¥ and PM peak hovrs, with the additlionsl trafiic
generated by full buildout and occuopancy of Farcels IR
and 1B, with the [ollowing roead improvements:

a. Constructicon of a third left turn lang from
nortnbound Seminary Roac tao westbhound Korth
Bzauregara 3traet.

b. Construction of a second westhound-to-scuzthbhound
lefz-turn lane 2t the Merth Beauregard Street/Mark
Center Drive intersscticn.

C. Conacruction of & zecond esasthound-to-saoutihbound

right turn lane from Mark Center Drive to Seminary
Road.
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TRANSPORTATION MAMNAGEMENT PLAN

INTRODUCTION

Background

*his section prezents 2 TransporZation Mansgement Flan (TKE)] fax
Mark Cerler Flaza 1 (Zsrcels 1A zrd 1B}, as reguired by the Cizy
of Alaxandria Ordinance No. 3204.

Objectiva

The Zoning Ordinsnce Saction 1I-700 zequires that effice
develeopments such as #Mark Center Plara T chlain a transnortation
ranagement special use pormit.® The geal of a THMP is teo "reducs
the proporticn of singie occupancy wehicle [SCV) Ltrips and to
increase the use of transii, carpools, and wanpools, durirg the
peak hours, or to spread the number of 30V trigps cutside of the
peak hours.™

: Zoning Crdinance of the City of Alexandria, Section 11-700.

: City of Alexandria, Transportation Management Plans:
Administrative Guidelines and Procedures Tor
Preparation of Trafl{ic Tmpact Studies ard

Transportation Managemenft Plang for Ordinpance Ho.

3204, June, 1988,
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Davalopment PFrogram

r

Tha Mzri: Winkler Ceompany proooses to deovelop 1,743,11e 5.0, of
pffice space on Mark Centeor Parccls -A znd 18,

THME STRATEGIES
Cverview
Thne Mark Center THMPF Plesza I TMZ will include Lhe [ollowing

strategiest:

1. Desigration =f a Transpostaticon Maragemsnt Plan
Coordinstor (TMEC) .

2. Frovision of shultle bus service to the Pentagon
Metroraeil station.

3. ceservation of parking spaces for flex-Tims emplovees.

4. Eeservaticn of convernlent carking spaces for carpocls
and vanpocls.

Zach of thesze comporents is described solow.
Transportation Management Plan Components

1. Transportation Management Plan Coordinater. The Mark Winklex
Compeny’ s Commercial Property Manager of Alexancria properties
has been designatced as the Transpcocrtation Management Plan
Coordinator (TMPC) for Mark Center.

Specific duties of the TMEC includs:

‘For details, see Special Use Permit #55-0143 dated December 16,
1255,

X




Coordination and operation of the Hark Jsntor shattle
bus servige connecting Mark Conter with the Pectagon
Metrorall stetlion during geax cormubsr Lime periods
and providing on-zite zervice during mid-cay hours.

Fublicizing snd promoting the use of transis,
carvools/vanpools, and 2 staggered worx kour program,
and other conponernts of the 1'MP with currsnt Zac
prospecilve Tenants and srp_cyees.

Displayiryg and dislzibuting information abcut transis,
carpool/varpool, angd otrar TME prograns.

fdministering & ridesharing program.

Providing annuzl reports to the City of Elexandria,
including an assessment of the effects of TMP
activities er Mark Center shuttle ridership,
carvpocling, wvanpooling, cther transit rider-shic, zand
peak hour traffic, 23 reflected by an annuzl surwvey of
empioysas; an ascounting of receipis and disbursenments
of the TMP agcount; and a work program for the
focllowing year.

Edmiristering on-site sale o2f appropriate trarsit fare
media, subject To agreement oy previders of transit
services To Zurnizh sych media on consignmenz. Thais
requirement may be zatisfied by agreemsnt by another
varty to s2ll such transit media 2t 2z locatiaon
convenient to the project.

Moritoring and enforcing the use of reserved parxing
spaces for carrools and vanpools.

Participating with cther projects in the vicinity eof
tnoe site and the Clty of RZlexandriz in the mutuzlly
agresd upoen coonerative planning and irplementaticn of
TMP programe and activities, including the pravision
cf enhanced bus service.

Encouragirg cffice tenants to nermit employess Lo
particizate in a staggered work hour prograr.
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1G. Administerirg cther TMP activities.

Tne TMPC will continuese to be direcitly responsible Zor zll
elam=nts of the THMP and reporting To the City of Elexasadria.

2. Bhuttle Bus Service. The first priasrity of Z—he THP will ke
“he continued and enkanced operaticon of the Marx Center shuttle
pre servicses bhetween Mark Center angd the Pentagon Wetrorsil
gstaticn. It 1s zantizipated that such shuttle servics may be
extended to the Flzra 1 office usss. Ths acditiosnal rewverues
generxated oy Plaza I participation in the existing "M% will fun:d
some of the additicnal costs incorred 0 extending/axpanding
“his sersvice,

3. Reservation of Flex-Time Parking Spaces. &Rs dictated by
demand, up to five (5} percent of the new parking speces plannsa
to serve Flaza I will bhe reserved until 9:00 AM Zfor flex-tims
workers. 1o the extent that a garage is built in phasea, thsa
reserved spaces will be provided in propertion te the number of
spaces avallable.

4. Reservation of Carpoocl/Vanpool Parking Spaces. Az dictazed
By demand, up toe five (5} percent cof the new parking spaces
planned to serve Plaza I will be reserved unwil 10:320 &M far
carpocls and vanpooi=s. After 19:30 AM, these spaces will be
aveilable for general usse. To the extent that a garage is built
in phases, the reservsd spaces will ke provided in preoportion to
the number of spaces availzble.

Transpartation Management Plan Fund

Furpese. In 1948, a TM? fund was establlisned by the Mark
Winkler Company. This fund is5 used to provids on-site employes
shuttle bus service, on-site cmployee transit fare media
di=zcounts, casn prizes, and for octher TMPE activities as proposed
by thke appiicant and epproved by the Directcr of TaES.

Funding Laval. The TMP fund skzall be funded by the Mark Winkler
Company at the current annusl rete per net occupisd sguare foot
¢f commerceial space for the Plaza I office huildings.




Construction of Plaza T wil_ likely ko in phasez. The
ooligation to pay tas THME centribubtion will e on a boilding-oyv-

building kas=is. The shuttle bus ssrvice shzll take priority foo
the use of asuch TMPE funds.

Use of Unencumbered Funds. 2Any unsncunzered funds renzining in
the TMP account at the end of gach reporting year may oe
reprogramned for the TMP activities durirg the cnsuing yzar Sor
tha property thst csnerated such excesz funds or may be paid to
the City for use ir transit ¢r ridssharirg vragrams and
activities.

Coordination with Other TMP's

Thne Mark Winkler Cowmpany will, to the extent practicakle,
rarticipate with the Cily and other developments in tke area, in
copporative planning and implementztion of TKF orograms,
including mutuzlly egreed upon ennancemernts of bus service.

THP Modifications

Subiect to approvel by the Director of TkES, the Mark wWinkler
Company may madily approved TMF activities or add THMP
dactivities, provided that any changes are consistent with the
goala of the TMP.

SUMMBRRY

The Mark Center Transporiation Managemen: Plan, office
component, will consist of the following strategies:

.

1. Dasignation of a Transpertation Management Flan

Cocrdinateor (TMEC) .
2. Provision of shuttle bus aervice to the Pentagon
Matrorzil station.
3. Rzaervation of parking spaces for flex-time emplcvess.
4. Reservation of convenient parking spaces for carpools

and vanoools,
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Existing Frafflc Count

Wells & Associates, LLC
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Existing Traffic Count

Wells & Associates, LLC

MelLean, Virginia
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